Future Land Use Element

GOALS - OBJECTIVES - POLICIES

Based on the analysis of land use issues in this element, the following goals, objectives,

and policies are adopted into the Fort Myers Beach Comprehensive Plan:

GOAL 4: To keep Fort Myers Beach a healthy and vibrant “small town,” while
capitalizing on the vitality and amenities available in a beach—resort
environment and minimizing the damage that a hurricane could inflict.

OBJECTIVE 4-A SMALL-TOWN CHARACTER — Maintain the small-town character of
Fort Myers Beach and the pedestrian-oriented “public realm” that allows people to
move around without their cars even in the midst of peak-season congestion.

POLICY 4-A-1  Maintaining the town's current “human scale” is a fundamental
redevelopment principle. Fort Myers Beach is best enjoyed from outside a
car, new buildings should be designed to encourage use or admiration by
people on foot or bicycle, rather than separating them with gates, walls,
deep setbacks, or unnecessary building heights.

POLICY 4-A-2 The Town of Fort Myers Beach values its vibrant economy and
walkable commercial areas. Through this plan, the town will ensure that
new commercial activities, when allowed, will contribute to the pedestrian-

oriented public realm.

POLICY 4-A-3  The town shall protect residential neighborhoods from intrusive
commercial activities (see Policies 4-C-2 and 4-C-3 below).



POLICY 4-A-4  Easy walking access to the beach is a key element of the town's
human scale. Development irends that inhibit this access are undesirable
(including traffic improvements to Estero Boulevard that would make it a

barrier to the beach for pedestrians).

POLICY 4-A-5 The town contains many important natural resources despite its
urbanized character. Preservation of those resources is of the highest

importance and is a frequent theme throughout this plan.

POLICY 4-A-6  The beaches provide incomparable recreational and
environmental benefits to the town; careful management of the beach,
including renourishment when necessary, can increase both. Frequent
beach accesses are essential to the town’s character and shall be

maintained and expanded where possible.

POLICY 4-A-7 Estero Bay also provides great benefits to the town and can be
enhanced by improving public access and reversing the decline in water
quality. The Conservation and Coastal Management Elements of this plan
outline the town’s efforts on these matters.

POLICY 4-A-8 The town shall establish clear and consistent rules and processes
that govern private and public development. They shall be incorporated into
an illustrated Land Development Code that:

1. defines the permitied uses and illustrates the dimensions needed
to implement this comprehensive plan;

2. illustrates the types and dimensions of allowable signs that will
identify businesses and other destinations with-out damaging the
aesthetic qualities of the town;



3. resolves inconsistencies between current zoning and land
development regulations and this comprehensive plan using the
guidelines found in Chapter 15;

4. encourages the conservation and re-use of historic buildings as
described in the Historic Preservation Element;

5. in existing subdivisions, controls the scale of new homes to avoid
the replacement of existing homes with excessively large
structures; and

6. ensures the availability of public facilities at the levels of service
specified in this plan concurrently with the impacts of development
(see Capital Improvements Element for a summary of these levels
of service plus guidelines for the town’s Concurrency Management

System).

POLICY 4-A-9  Many amenities available to local residents are the result of the
local tourist economy and would diminish if hotels and motels were
displaced. Landowners may redevelop hotels and motels for other uses, but
special incentives of this plan such as post-disaster and pre-disaster
buildback (Objectives 4-D and 4-E) only apply if the current use is
maintained.

POLICY 4-A-10 Hotels and motels may be constructed or converted to
condominium ownership provided they are operated as hotels or motels.
The Land Development Code provides detailed regulations that distinguish
hotels and motels from residential uses and other types of lodging.

OBJECTIVE 4-B FUTURE LAND USE MAP CATEGORIES — Reduce the potential for
further overbuilding through a new Future Land Use Map that protects remaining
natural and historic resources, preserves the small-town character of Fort Myers
Beach, and protects residential neighborhoods against commercial intrusions.



POLICY 4-B-1 OVERBUILDING: Judicious planning could have avoided the kind
of overbuilding found at Fort Myers Beach by limiting construction to match
road capacity and the physical environment. Since such planning came too
late, the town must deal with today’s congestion plus the impacts of future
development that has vested rights to proceed. These conditions have
shaped the vision of this plan, as development rights once granted are not
easily or lightly reversed; great care has been taken in this plan to balance
important public and private rights.

POLICY 4-B-2 MAP ADOPTION: The Town of Fort Myers Beach hereby adopts a
Future Land Use Map (Figure 16) to govern further subdivision and
development within its municipal boundary. The entire town is located within
the coastal high-hazard area, as shown on Figure 17 which is part of the
adopted Future Land Use Map series. This map advances the principles of
this comprehensive plan by assigning one of eight categories to all land and

water, based on its location, condition, and existing uses.

POLICY 4-B-3 “LOW DENSITY": designed for existing subdivisions with an
established low-density character {primarily single-family homes). For
new development, the maximum density is 4 dwelling units per acre,
and commercial activities are limited to home occupations as
described in the Land Development Code (limited to incidental uses
by the dwelling unit's occupant that do not attract customers or
generate additional traffic).

POLICY 4-B-4 "MIXED RESIDENTIAL": designed for older subdivisions with
mixed housing types on smaller lots, newer high-rise buildings, and mobile
home and RV parks. This category will ensure that Fort Myers Beach re-
tains a variety of neighborhoods and housing types. For new development,

the maximum density is 6 dwelling units per acre (except where the Future



Land Use Map’s “platted overlay” indicates a maximum density of 10 units
per acre for legally existing dwelling units). Commercial activities are limited
to lower-impact uses such as offices, motels, churches, and public uses,
and must be sensitive to nearby residential uses, complement any adjoining
commercial uses, contribute to the public realm as described in this
comprehensive plan, and meet the design concepts of this plan and the
Land Development Code. These qualities and overall consistency with this
comprehensive plan shall be evaluated by the town through the planned
development rezoning process. Non-residential uses (including motels and
churches) now comprise 7.9% of the land in this category, and this
percentage shall not exceed 12%.

POLICY 4-B-5 “BOULEVARD": a mixed-use district along portions of Estero
Boulevard, including less intense commercial areas, historic cottages, and
mixed housing types. This category is not intended to allow commercial
uses on all properties; its mixed-use nature is intended to remain
permanently. For new residential development, the maximum density is 6
dwelling units per acre (except where the Future Land Use Map's “platted
overlay” indicates a maximum density of 10 units per acre for legally existing
dwelling units). To obtain approval for new or expanded commercial
activities, proposals must be sensitive to nearby residential uses,
complement any adjoining commercial uses, contribute to the public realm
as described in this comprehensive plan, and meet the design concepts of
this plan and the Land Development Code. These qualities and overall
consistency with this comprehensive plan shall be evaluated by the town
through the planned development rezoning process. Non-residential uses
(including motels and churches) now comprise 46.9% of the land in this

category, and this percentage shall not exceed 70%.



POLICY 4-B-6 “PEDESTRIAN COMMERCIAL"; a primarily commercial district
applied to the intense activity centers of Times Square (including Old San
Carlos and nearby portions of Estero Boulevard) and the area around the
Viila Santini Plaza. For new development, the maximum density is 6
dwelling units per acre (except where the Future Land Use Map’s “platted
overlay” indicates a maximum density of 10 units per acre for affordable
units consistent with the adopted redevelopment plan). Commercial
activities must contribute to the pedestrian-oriented public realm as
described in this comprehensive plan and must meet the design concepts of
this plan and the Land Development Code. Where commercial uses are
permitted, residential uses are encouraged in upper floors. All “Marina”
uses in Policy 4-B-7 are also allowed on parcels that were zoned for
marinas prior to adoption of this plan. Non-residential uses (including
motels and churches) now comprise 58.9% of the land in this category, and
this percentage shall not exceed 90%.

POLICY 4-B-7 "MARINA": designed for prime sites that can provide access to
the valuable waters around Fort Myers Beach. This category provides
services for recreational boating, including related accessory uses
provided that don't displace recreational marina services. Cruise
ships and similar uses that draw large amounts of vehicular traffic are
not permitted in this category. Specific regulations will be placed in
the Land Development Code.

POLICY 4-B-8 “RECREATION?": applied to public parks, schools, undevelopable
portions of Bay Beach, and those parts of Gulf beaches that lie seaward of
the 1978 coastal construction control line. Additional accretions of beach,
whether by natural causes or through beach renourishment, will
automatically be assigned to this category. No new residential development
is permitted (although several existing buildings were legally constructed



partially seaward of the 1978 control line). The maximum density of
residential development here is 1 dwelling units per 20 acres, with all
dwelling units to be constructed outside this category. Allowable uses are
parks, schools, libraries, bathing beaches, beach access points, and related
public facilities. Non-recreational uses (such as the elementary school) now
comprise 2.7% of the land in this category; additional school sites and public
buildings shall not increase this percentage beyond 6%.

POLICY 4-B-9 “WETLANDS": a conservation district applied to all remaining
wetlands. The maximum density of residential development here is 1
dwelling units per 20 acres. Other allowable uses, if compatible with
wetland functions, are passive recreation, walking access to tidal waters
(boardwalks and docks), and restoration of degraded habitats. Prohibited
activities include placement of fill material; dredging of boat basins and
channels; placement of seawalls or other shoreline stabilization; and re-

moval of native vegetation.

POLICY 4-B-10 “TIDAL WATER?": applied to all saltwater canals and all waters
surrounding Estero Island that lie within the municipal boundary (out 1,000
feet). No residential development is permitted. Allowable uses are water
sports, boating, swimming, fishing, and similar uses. Also allowed are fixed
structures for water access provided they comply with Land Development
Code provisions designed to avoid impeding navigation and to minimize
environmental damage and interference with aesthetic enjoyment of
surrounding waters.

POLICY 4-B-11 PLATTED OVERLAY: This is not a separate category on the
Future Land Use Map, but is applied in addition to one of the eight cate-
gories listed above. Allowable land uses are the same as in the underlying
category, but the maximum residential density is 10 units per acre. This



density level applies in the Pedestrian Commercial category only for
affordable units consistent with the adopted redevelopment plan; in other
categories it applies only to recognize existing dwelling units that were built
legally but which would be non-conforming under a density cap of 6 units
per acre.

POLICY 4-B-12 LAND-USE TYPES DEFINED: For purposes of this
comprehensive plan, land uses are divided into the following types:

1. Residential uses include detached homes, accessory apartments
(see Policy 4-C-7), home occupations (see Policy 4-B-3), mobile
homes, apartments, and condominiums, provided that no
dwellings are rented for periods shorter than one week.

2. Commercial uses involve the sale or rental of goods or services,
including businesses such as retail stores, offices,
restaurants/bars, service/craft/rental businesses, RV parks, and
hotels/motels/resorts; churches and civic buildings are also
included in this category.

3. Marina uses involve the use of prime waterfront sites to support
recreational boating, such as wet or dry boat storage, sales/rentals
of boats and supplies, and boat repair.

4. Industrial uses such as manufacturing, seafood processing, and
warehousing are not permitted in the Town of Fort Myers Beach,
except for dry storage of boats at approved marinas.

5. Recreational uses include beaches, parks, playgrounds, and
similar uses.

6. Mixed uses means some combination of the above land-use types
in a single building, or on a single site, or on different sites within a
single category on the Future Land Use Map, depending on the
context.



POLICY 4-B-13 PUBLIC FACILITIES: Most public facilities such as parks, schools,
libraries, fire stations, and government buildings will continue be located
within the “Recreation” category (but only park structures are allowed
seaward of the 1978 Coastal Construction Control Line). When no suitable
sites can be found in the “Recreation” category, public facilities may also be
located in “Mixed Residential,” “Boulevard,” and “Pedestrian Commercial”
categories as may be allowed by the Land Development Code.

POLICY 4-B-14 SCHOOLS: Public and private schools may be located in the
following categories on the future land use map: Mixed Residential, Bou-
levard, Pedestrian Commercial, or Recreation (but never seaward of the
1978 coastal construction control line). The maximum intensity of new or
expanded schools shall not exceed a floor-area-ratio of 0.50 (the total floor
area of the building divided by the buildable area of the site). Governmental
agencies providing parks, libraries and community centers are strongly
encouraged to locate them near schools.

OBJECTIVE 4-C APPLYING THE FUTURE LAND USE MAP — The Future Land Use
Map shall be interpreted in accordance with the following policies.

POLICY 4-C-1 LEGAL EFFECT: The density limits and land-use restrictions
described above for each category are legally binding immediately upon
adoption of this comprehensive plan. During the preparation of the new
Land Development Code that will fully implement this plan, conflicts may
arise with previous regulations and zoning districts. Chapter 15 of this plan
describes how such conflicts will be resolved.

POLICY 4-C-2 COMMERCIAL INTENSITY: The maximum intensity of
allowable commercial development in any category may be controlled
by height regulations (see Policy 4-C-4) or by other provisions of this



plan and the Land Development Code. Standards in the Land
Development Code will encourage more intense commercial uses
only in the “Pedestrian Commercial” category. The Land
Development Code shall specify maximum commercial intensities
using floor-area-ratios (the total floor area of the building divided by
the area of the site in the category allowing commercial uses). The
Land Development Code may allow floor-area-ratios in the
“Pedestrian Commercial” category as high as 2.5, and in other
categories as high as 1.5.

POLICY 4-C-3 COMMERCIAL LOCATIONS: When evaluating proposals for new
or expanded commercial uses in categories where they are permitted, the
following principles shall apply:

1. No rezonings for commercial uses shall be allowed in the “Low
Density” category.

2. Where new or expanded commercial uses are encouraged, as in
the “Pedestrian Commercial” category, the Land Development
Code shall specify its permitied form and extent and provide a
streamlined approval process. Landowners may also use the
planned development rezoning process to seek approval of other
forms of commercial development in that category.

3. In the “Mixed Residential” category, commercial uses are limited to
lower-impact uses such as offices, motels, and public uses, and
must be sensitive to nearby residential uses, complement any
adjoining commercial uses, contribute to the public realm as
described in this comprehensive plan, and meet the design
concepts of this plan and the Land Development Code.
Landowners may seek commercial rezoning only through the
planned development process.



4. In the "Boulevard” category, where mixed-use development
including some commercial uses may be permissible, landowners
may seek commercial rezoning only through the planned de-
velopment process. Proposals must be sensitive to nearby
residential uses, complement any adjoining commercial uses,
contribute to the public realm as described in this comprehensive
plan, and meet the design concepts of this plan and the Land
Development Code.

5. The foliowing principles shall be considered by the town when
evaluating requests for new commercial uses:

a. Shopping and services for residents and overnight guests
are strongly preferred over shopping and services that will
atfract additional day visitors during peak-season congestion.
b.  Shopping and services that contribute to the pedestrian
character of the town are strongly preferred over buildings
designed primarily for vehicular access.

6. The neighborhood context of proposed commercial uses is of
paramount importance. The sensitivity of a proposed commercial
activity to nearby residential areas can be affected by:

a. the type of commercial activities (such as traffic to be
generated, hours of operation, and noise);
b. its physical scale (such as the height, and bulk of proposed
buildings); and
c. the orientation of buildings and parking).
Commercial activities that will intrude into residential neighbor-
hoods because of their type, scale, or orientation shall not be
approved.

POLICY 4-C-1 BUILDING HEIGHTS: The Land Development Code shall limit the
height of new buildings under most conditions to two stories above flood



elevation (exceptions may include the buildback situations (see Policies 4-
D-1 and 4-E-1), and different heights may be applied to officially designated
redevelopment areas such as Times Square, Red Coconut/Gulf View
Colony, and Villa Santini Plaza). In those few cases where individual
parcels of land are so surrounded by tall buildings on lots that are
contiguous (or directly across a street) that this two-story height limit would
be unreasonable, landowners may seek relief through the planned
development rezoning process, which requires a public hearing and
notification of adjacent property owners. The town will approve, modify, or
deny such requests after evaluating the level of unfairness that would result
from the specific circumstances and the degree the specific proposal
conforms with all aspects of this comprehensive plan, including its land-use
and design policies, pedestrian orientation, and natural resource criteria.
Particular attention would be paid to any permanent view corridors to Gulf or
Bay waters that could be provided in exchange for allowing a building to be
taller than two stories. In each case, the town shall balance the public
benefits of the height limit against other public benefits that would result
from the specific proposal.

POLICY 4-C-2 DENSITY: This plan establishes density levels as the maximum
number of residential dwelling units allowed per acre of land (DU/acre).
This acreage includes all residential land plus land within the development
to be used for street and utility rights-of-way, recreation and open space,
water management, and existing lakes that are entirely contained within the
residential development. Commercial and other non-residential land shall
not be included in this acreage; however, where mixed uses are permitted in
a single building, residential densities will be computed without regard for
commercial uses located on lower floors. When computing densities on
existing subdivisions where lots are smaller than 15,000 square feet, one-

half the width of adjoining streets and canals may be included in the



acreage, and computed densities greater than 1.50 DU/acre may be
rounded up to two dwelling units where multiple dwelling are permitted.

POLICY 4-C-3 MOTEL DENSITIES: The Land Development Code shall specify
equivalency factors between guest units (which include motel rooms} and
full dwelling units. These factors may vary based on size of guest unit and
on land-use categories on the Future Land Use Map. They may vary
between a low of one guest unit and a high of three guest units for each
dwelling unit. (These factors would apply only where guest units are
already permitted.) In order to implement the 1999 Old San Carlos
Boulevard / Crescent Street Master Plan that encourages mixed-use
buildings with second and third floors over shops on Old San Carlos, hotel
rooms may be substituted for otherwise allowable-office space in that
situation and location only without using the equivalency factors that apply
everywhere else in the town. This alternate method for capping the number
of hotel rooms applies only to properties between Fifth to First Streets that
lie within 200 feet east and west of the centerline of Old San Carlos Boule-
vard. Hotel rooms built under this alternate method must have at least 250
square feet per rentable unit, and under no circumstances shall buildings
they are located in exceed four stories (with the ground level counted as the
first story).

POLICY 4-C-4 ACCESSORY APARTMENTS: Accessory apartments are common at
Fort Myers Beach and may be legal under several circumstances:
1. If the apariment is in a building that meets all requirements (inciuding
density limits in this plan); or
2. |f the apartment was built prior to zoning in 1962 and has been in
continuous use, it may qualify as a “legaily non-conforming use” and
can continue in use until taken out of service; or



3.

POLICY 4-C-5

If the apartment was built between 1962 and 1984 and complies with
all requirements except the density cap of 6 dwelling units per acre
and the floodplain elevation requirements (both of which took effect in
1984); or

If a single existing apartment is in an owner-occupied home, it is not
considered an independent dwelling unit and may be allowed under
certain conditions as specified in the Land Development Code.

DENSITY TRANSFERS: The Town Council may, at its discretion,

permit the transfer of residential and hotel/motel development rights from

one parcel to another if the following conditions are met;

1.

POLICY 4-C-6

the transfer is clearly in the public interest, as determined by the Town
Council;

the parcels affected by the transfer are in close proximity to each
other;

the density of residential or hotel/motel units being transferred is
based upon allowable density levels in the category from which the
density is being transferred;

the transfer is approved through the planned development rezoning
process; and

binding permanent restrictions are placed on the property from which
development rights have been transferred to guarantee the
permanence of the transfer.

UTILITY SERVICES: Utility services may be constructed in any

category on the Future Land Use Map provided all development regulations

are met including proper zoning.

POLICY 4-C-7

MAP AMENDMENTS: The intensity and density levels allowed by the

Future Land Use Map may be increased through format amendments to this



plan if such increases are clearly in the public interest, not just in the private
interest of a petitioning landowner. Petitions from landowners will be
accepted annually. The Town Council may accept applications more
frequently at its sole discretion.

POLICY 4-C-8 SANTOS ROAD: The town is interested in considering land-
use alternatives for parcels bordering Palermo Circle, Santos Road,
and Estero Boulevard. Alternatives may include: Santos Road being
added into the pedestrian zone; limited retail on the ground floor along
Santos, with shared off-site parking; better buffering of existing
parking and refuse areas; and a clear separation between all
commercial uses and the residential areas on Palermo Circle. These
options would be explored by a privately-funded but town-initiated
planning process, with full involvement of affected and nearby
landowners.

POLICY 4-C-9 WETLAND BUFFERS: Upland development shall maintain a 75-foot
separation between wetlands and buildings or other impervious surfaces.
This requirement shall not apply to platted lots, or to a previously approved
development order to the extent it cannot reasonably be modified to comply
with this requirement (see Chapter 15 of this plan for details).

OBJECTIVE 4-D POST-DISASTER REDEVELOPMENT — Provide for the organized
and healthy reconstruction of Fort Myers Beach after a major storm by showcasing
successful local examples of floodproofing, by requiring redevelopment activities to
meet stricter standards for flood- and wind-resistance, and by improving the current
post-disaster buildback policy.

POLICY 4-D-1 POST-DISASTER BUILDBACK POLICY: Following a natural disaster,
fand may be redeveloped in accordance with the Future Land Use



Map or, at the landowner’s option, in accordance with the following
“buildback policy” begun by Lee County in 1989. This policy applies
only where development is damaged by fire, hurricane or other natural
disaster, and allows the following options:

1. Buildings/development damaged /ess than 50% of their
replacement cost (measured at the time of damage) can be rebuilt
to their original condition, subject only to current building and life
safety codes.

2. Buildings/development damaged more than 50% of their
replacement cost can be rebuilt to their legally documented actual
use, density, intensity, size, and style provided the new con-
struction complies with:

a. federal requirements for elevation above the 100-year flood
level;

any building code requirements for floodproofing;

current building and life safety codes;

Coastal Construction Control Line requirements; and

® a o o

any required zoning or other development regulations (other

than density or intensity), except where compliance with

such regulations would preclude reconstruction otherwise
intended by this policy.

3. Redevelopment of damaged property is not allowed for a more
intense use or at a density higher than the original lawful density
except where such higher density is permitted under this plan and
the town’s land development regulations.

To further implement this policy, the town may establish blanket

reductions in non-vital development regulations (e.g. buffering, open

space, side setbacks, etc.) to minimize the need for individual
variances or compliance determinations prior to reconstruction. The

Land Development Code may also establish procedures to document



actual uses, densities, and intensities, and compliance with
regulations in effect at the time of construction, through such means
as photographs, diagrams, plans, affidavits, permits, appraisals, tax
records, etc.

OBJECTIVE 4-A HAZARD MITIGATION — Mitigate the potential effects of hurricanes
by easing regulations that impede the strengthening of existing buildings, by
encouraging the relocation of vulnerable structures and facilities, and by allowing the
upgrading or replacement of grandfathered structures without first awaiting their
destruction in a storm.

POLICY 4-A-1 PRE-DISASTER BUILDBACK POLICY: Owners of existing
developments that exceed the current density or height limits may also be
permitted to replace for the same use it at up to the existing lawful density
and intensity (up to the original square footage) prior fo a natural disaster.
Landowners may request this option through the planned development
rezoning process, which requires a public hearing and notification of
adjacent property owners. The town will approve, modify, or deny such a
request based on the conformance of the specific proposal with this
comprehensive plan, including its land-use and design policies, pedestrian
orientation, and natural resource criteria. The Town Council may approve
additional enclosed square-footage only if an existing building is being
elevated on property that allows commercial uses; dry-floodproofed
commercial space at ground level could be permitted in addition to the
replacement of the pre-existing enclosed square footage.



POLICY 4-A-2 COASTAL SETBACKS: To protect against future storm damage and
to maintain healthy beaches, the Town of Fort Myers Beach wishes to see
all buildings reiocated landward of the 1978 Coastal Construction Control
Line. This line has been used on the Future Land Use Map to delineate the
edge of land-use categories allowing urban development. Some existing
buildings lie partially seaward of this line; when these buildings are
reconstructed (either before or after a natural disaster), they shall be rebuilt
landward of this line. Exceptions to this rule may be permitted by the town
only where it can be scientifically demonstrated that the 1978 line is
irrelevant because of more recent changes to the natural shoreline. The
town shall seek the opinion of the Florida Department of Environmental
Protection in evaluating any requests for exceptions. {Exceptions must also

comply with all state laws and regulations regarding coastal construction.)

POLICY 4-A-3 NATIONAL FLOOD INSURANCE PROGRAM: The town will
continually maintain a floodplain ordinance that reduces future damage from
flooding and qualifies landowners for the National Flood Insurance Program.
The town shall modify its current floodplain ordinance in accordance with
this comprehensive plan through measures such as:

1. not counting costs of strengthening buildings as “improvements” that
are limited to 50% of a building’s value; and

2. minimizing the negative effects of the 50% rule on historic buildings;
and

3. adjusting the time period for calculating the 50% rule to encourage
heaithy redevelopment in this plan’s “Pedestrian Commercial”
category; and

4. providing reasonable alternatives for determining the value of older
buildings.



POLICY 4-A-4 FLOODPROOFING OF COMMERCIAL BUILDINGS: Where
commercial development is allowed by this comprehensive plan, full-height
dry floodproofing is the most desirable alternative for providing ground-level

commercial space in pedestrian areas.

POLICY 4-A-5 COASTAL BUILDING REGULATIONS: The town shall request state
approval of an island-wide (rather than parcel-by-parcel) approach to
limiting obstructions below flood elevation if this change is needed to avoid

the loss of pedestrian activity near Times Square.

OBJECTIVE 4-B REDEVELOPMENT — Take positive steps to redevelop areas that
are reaching obsolescence or beginning to show blight by designing and implementing
public improvements near Times Square to spur private redevelopment there, by
supporting the conversion of the Villa Santini Plaza into a pedestrian precinct, by
providing an opportunity for landowners to replace vulnerable mobile homes and
recreational vehicles with permanent structures in the Gulfview Colony/Red Coconut
area, and by providing building code relief for historic buildings.

POLICY 4-B-1 HISTORIC BUILDINGS: The protection of historic buildings is of great
importance to the town, and shall be aided by implementing the policies set

forth in other elements of this comprehensive plan.

POLICY 4-B-2 SPECIFIC REDEVELOPMENT PLANS: This comprehensive plan
anticipates substantial redevelopment over the coming years. Specific
concepts have been developed for three specific areas:

1. Times Square- The Estero Island CRA's plan for the Times Square
area is reflected in this plan, bounded by the “Pedestrian Commercial”
category at Times Square. Implementation of that plan will be on-go-
ing as discussed through this comprehensive plan and in accordance
with the specific regulations provided in the Land Development Code.



The Times Square redevelopment plan is described in Community

Design Policies 3-D-1 through 3-D-13.

Villa Santini Plaza - This area is shown as “Pedestrian Commercial”

on the Future Land Use Map. Existing land uses may continue. If

landowners wish to redevelop part or all of this property, the following
concepts shall apply:

a. buildings are brought closer to the street;

b. drainage has been placed underground to make room for wide
sidewalks, street trees, and some on-street parking (once passive
traffic calming activities have reduced speeding on Estero
Boulevard);

c. the shopping center is reconfigured with a central green plaza and
better ties to the marina to the rear; and

d. off-street loading areas are provided for delivery vehicles;

This redevelopment plan can only be accomplished through a public-

private partnership as described in Community Design Policies 3-C-1

and 3-C-2.

. Gulfview Colony/Red Coconut - This area is shown as “Mixed

Residential” and “Boulevard” on the Future Land Use Map. If

landowners wish to redevelop part or all of this property, the following

concepts are encouraged, and shall form the basis for a pre-approved
redevelopment option in the Land Development Code:

a. traditional neighborhood design emphasizing porches on the front;
primary entrances visible from the street; and cars to the rear
(except for on-street parking);

b. detached houses or cottages (with optional accessory apartments)
abutting existing single-family homes;

c. low-rise townhouses or apartments allowed toward the center;

d. walkable narrow streets with shade trees that double as view
corridor to the Preserve and Gulf;



e. substantial open space with views to be maintained from Estero
Boulevard to the Gulf;

f. mixed commercial and residential uses along the Bay side of
Estero Boulevard;

g. quiet internal street connections to the north and south;

h. significantly reduced density from the existing level of 27
RV/mobile homes per acre at the Red Coconut to a maximum level
of 15 dwelling units per acre;

i. provision for a publicly acquired access point to the Matanzas
Pass Preserve.

This redevelopment plan is described in Community Design Policies 3-A-
5 and 3-A-6.

Different redevelopment concepts that are consistent with this
comprehensive plan may also be proposed for any of these areas

through the planned development rezoning process.



